PLANNING COMMISSION
AGENDA REPORT 3.

MEETING DATE: AUGUST 14, 2006 ITEM NUMBER:

SUBJECT: PARCEL MAP PM-06-213
134 EAST WILSON STREET, UNITS AAND B

DATE: AUGUST 3, 2006
FOR FURTHER INFORMATION CONTACT: WENDY SHIH, ASSOCIATE PLANNER 714.754.5136

DESCRIPTION

Applicant is proposing a one-lot, airspace subdivision to facilitate the common interest
development (condominium) conversion that was approved under Planning Application PA-
06-21.

APPLICANT

Ali Sedghi is the property owner and applicant for this project.

RECOMMENDATION

Approve by adoption of Planning Commission resolution, subject to conditions.

MICHAEL ROBINSON;
Associate Planner A%st. Development Services Director



APPL. PM-06-213

BACKGROUND/ANALYSIS

On June 26, 2006, Planning Commission approved Planning Application PA-06-21 to
allow conversion of two existing apartment units into a common interest development
(condominiums). The result will be a 2-unit ownership housing project. The applicant is
processing the map that will facilitate the conversion. The proposed map will subdivide
the airspace to allow the individual units to be sold independent of one another. The
map complies with City Codes and the State Subdivision Map Act.

The staff report and plans for the condominium conversion are attached for reference.

GENERAL PLAN CONSISTENCY

General Plan Goal LU-1A.4 encourages additional home ownership opportunities within
the City. Approval of the parcel map would facilitate the condominium conversion and,
therefore, be consistent with the 2000 General Plan.

ALTERNATIVES

If the parcel map is denied, the individual units could not be sold independent of one
another and could only be used as rentals.

ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act
under Section 15301 (k) for Existing Facilities.

CONCLUSION

Approval of the parcel map will facilitate an ownership housing project as approved by
Planning Commission under Planning Application PA-06-21. The map is in compliance
with the requirements of the Subdivision Map Act, Planning Application PA-06-21, and
Chapter X| (Subdivision) of the Zoning Code.

Attachments: Draft Planning Commission Resolution
Exhibit “A” - Draft Findings
Exhibit “B” - Draft Conditions of Approval
Applicant’s Project Description and Justification
Zoning/Location Map
Parcel Map No. 2006-213
Staff Report PA-06-21
Plans



APPL. PM-06-213

cc:  Deputy City Manager - Dev. Svs. Director
Sr. Deputy City Attorney
City Engineer
Fire Protection Analyst
Staff (4)
File (2)

Ali Sedghi
134 E. Wilson St., Unit A
Costa Mesa, CA 92627

Occupant
134 E. Wilson St., Unit B
Costa Mesa, CA 92627

|_Fite: 081406PM06213 | Date: 080106 | Time: 9:30 a.m.




RESOLUTION NO. PC-06-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PARCEL MAP PM-06-
213

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY
RESOLVES AS FOLLOWS:

WHEREAS, an application was filed by Ali Sedghi, property owner with respect
to the real property located at 134 East Wilson Street, Units A and B, requesting
approval of a one-lot, airspace subdivision to facilitate a common interest development
(condominium) conversion in the R2-MD zone; and

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on August 14, 2006.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit “A”, and subject to the conditions contained in Exhibit “B”, the
Planning Commission hereby APPROVES Parcel Map PM-06-213 with respect to the
property described above.

BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does
hereby find and determine that adoption of this Resolution is expressly predicated upon
the activity as described in the Staff Report for Parcel Map PM-06-213 and upon
applicant’'s compliance with each and all of the conditions contained in Exhibit “B”. Any
approval granted by this resolution shall be subject to review, maodification or revocation
if there is a material change that occurs in the operation, or if the applicant fails to
comply with any of the conditions of approval.

PASSED AND ADOPTED this 14th day of August 2006.

Bill Perkins, Chair
Costa Mesa Planning Commission



STATE OF CALIFORNIA )
}ss
COUNTY OF ORANGE )

I, R. Michael Robinson, secretary to the Planning Commission of the City of Costa Mesa,
do hereby certify that the foregoing Resolution was passed and adopted at a meeting of the City
of Costa Mesa Planning Commission held on August 14, 2006, by the following votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Secretary, Costa Mesa
Planning Commission



PM-06-213
EXHIBIT “A”
FINDINGS

A. The proposed single lot airspace subdivision is consistent with the City's General
Plan and Zoning Ordinances.

B. Approval of the subdivision will allow additional home ownership opportunities
without impacting affordable rental housing. This is consistent with the objectives,
policies, general land use, and programs specified in the General Plan.

C. The subject property is physically suitable to accommodate PM-06-213 in terms of
type, design and density of development, and will not result in substantial
environmental damage nor public health problems, based on compliance with the
City’s Zoning Code and General Plan.

D. The design of the subdivision provides, to the extent feasible, for future passive or
natural heating and cooling opportunities in the subdivision, as required by
Government Code Section 66473.1.

E. The subdivision and development of the property will not unreasonably interfere
with the free and complete exercise of the public entry and/or public utility rights-
of-way and/or easements within the tract.

F. The discharge of sewage from this subdivision into the public sewer system will
not violate the requirements of the California Regional Water Quality Control
Board pursuant to Division 7 (commencing with Section 13000 of the Water
Code).

G. The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City environmental
procedures, and has been found to be exempt from CEQA, under Section 15301
(k) for Existing Facilities.

H. The project is exempt from Chapter Xll, Article 3, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.

I.  The information presented complies with Section 13-29(e) of the Costa Mesa
Municipal Code in that the proposed use is compatible and harmonious with
developments and uses that exist in the general neighborhood. Safety and
compatibility of the design of buildings, parking area, landscaping, luminaries and
other site features, which may include functional aspects of the site development
such as automobile and pedestrian circulation, have been considered. The
planning application is for a project-specific case and is not tc be construed to be
setting a precedent for future development.



PM-06-213
EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping. 1. The applicant is reminded that all conditions, Code requirements, and
special district requirements, of Planning Application PA-06-21 still apply
(copy of conditions attached).

2. The applicant shall contact the Building Safety Division, prior to
recordation of the parcel map, to provide proof that the Uniform Building
Code requirements for condominiums have been satisfied, to obtain a
change of occupancy permit, and to complete any additional
requirements created through this conversion.

3. The applicant shall offer the existing tenant right of first refusal to
purchase a unit with terms more favorable than those offered to the
general public. If the existing tenant confirms in writing that she is not
interested in purchasing a unit, the property owner wil pay the
registration fee for an apartment referral service. The property owner
shall provide the Planning Division staff a copy of the written offer and
the tenant’s written response prior to recordation of the parcel map. The
applicant shall also provide evidence of the payment of the registration
fee for an apartment referral service for tenants not accepting the
purchase offer.

4. The CC&R's shall require that garage spaces be used for parking only.
Any changes made to this provision require prior review and approval by
the City of Costa Mesa.

5. .-The applicant shall show proof of compliance with all applicable
conditions of approval and code requirements prior to the recordation of
the final map. This condition shall be completed under the direction of
the Planning Staff.

6. The CC&R's shall include a provision mandating binding arbitration in the
event of any dispute between the two property owners relating to the
homeowner’s association.



PLANN 3 DIVISION - CITY OF COST _MESA
DESCRIPTION/JUSTIFICATION

Application # Environmental Determination:
Address:
(24 F ldlenn StnefT |, Costa pesa CA  BedF

1. Fully describe your request:
7;;17&'?4‘/& {Cglf&‘e/ /M??O Qﬂ&ﬁu&é %r p/aﬁ/?(aéy e coz

e 'ﬁ"\iSf— Conad’s 57 oy

2. Justification

A. For a Conditional Use Permit or Minor Conditional Use Permit: Describe how the proposed use is substantially
compatible with uses permitted in the same general area and how the proposed use would not be materially
detrimental to other properties in the same area.

MA

B. For a Variance or Administrative Adjustment: Describe the property’s special circumstances, including size, shape,
topography, location or surroundings that deprive the property of privileges enjoyed by other properties in the
vicinity under the identical zoning classification due to strict application of the Zoning Code.

A

3. This project is: {check where appropriate)
____In aflood zone. __ In the Redevelopment Area.
-___ Subject to future street widening. ___ In a Specific Plan Area.
4. | have reviewed the HAZARDOUS WASTE AND SUBSTANCES SITES LIST published by the

office of Planning and Research and reproduced on the rear of this page and have
determined that the project:

A_ Is not included in the publication indicated above.

Is included in the publication indicated above.

/ié— - _g,/z/’q/, N é?/) é‘/foé

§ignatu re Date

March ‘96 ?



WY ZL:95:6 D002/1/8 PRI

WUHELISe s AQ paidmod

3
o
aH-Tu
a2y
i1
NON-NGd
aw-¥ad
T
OH-#ad
104

304
d
4N
DN
svw
o1
1
t>
212
13
4y

Bujuoz
Asepunog A3n
sPuUpP (B0
SRRN g

)

L)

i “19941G UOS|IM 3583 pET

| pusBoen “<= ZOH-—|<UOI—\GZHZ N




NO. PARCELS:1 SHEET 1 OF 1

TENTATIVE PARCEL MAP NO.2006-213

IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, CALIFORNIA, BEING
THE NW'LY 50 fi. OF THE SE'LY 189 ft.OF LOT 30 AND THE NW'LY 50
ft. OF THE SE'LY 189 ft. OF LOT 31, BOTH OF TRACT NO. 300 PER
M.M. 14711 AND 12, RECORDS OF SAID ORANGE COUNTY.

FOR CONDOMINIUM PURPOSES i
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SILEM.NUMBER.

:PLANNING APPLICATION PA-06-21

- SUBJECT:
‘ 134 EAST WILSON STREET, UNITS A AND B

DATE: JUNE 15, 2006
. FOR FURTHER INFORMATION CONTACT: WENDY SHIH, ASSOCIATE PLANNER (714)754.5136

- 'gﬁéscmpnon

" The applicant proposes to convert two 'eidsting apartment units into condominiums.
5. APPLIGANT

'I Ali Sedghi is the property owner and applicant for this project.” -

'RECOMMEN DATION

~ Appmve by adoptlon o‘f F'lannlng Commlss:on resolutlon subject to conditions.

V4



mms APPL@ATIB’N &HMN‘I‘&R&'

Location: 134 East Wilson Street, Un'ﬂes A&B .Apphca{]on. . L

Request: Conversien of M&ems’flng apartment umts mfe condemlmums
SUBJECT PROPERTY: SURRO

Zone: _North: AlPs‘t’J‘[:ithhhding properties
General Plan: i South: * _aré residentialty. zoned ]
Lot Dimensions: East: = _dndidevelopedwith ...~ -

Lot Area:

¢ West:

Existing DevelopmePt

Zoning designation of R2-MB -
entimits. . .

DEVELOPMENT STANDARD ‘COMPARISON

Development Standard e - Required/Allowed
Lot Size:
Lot Width 100 fi:
Lot Area 12,000 sq. ft.
Density:
Zonef/General Plan .. 1du/3,000sq. fi: |
: (exlstlng iot between.6;000.sq .1t .|
and 7,260 sqﬁ as '6f March 16 d|
) ‘]992)
Building Coverage:
Buildings N NIA
Paving ' -NEA
Qpen Space 4‘9'%(2 640 sq,ﬁ_}
TOTAL 1‘90% fﬁ 600-sq.it.), -
Private Open Space: O EL- X AO-FE ey
Rear Yard Coverage: 25, % (2506 -
Building Heighn (rear urut) 2 stones&? it
Selbacks: S -
Front . 201t - -
Side (left/right) . S5fti5H.
Rear (1* floor/2 ficor rear. untt} e fER20R.
Parking: S -
Covered 2
Open 3 -
Guest 1
TOTAL 6 Spaces:
Driveway Width: 16 fi.
Parkway Landscaping: . -} 10t wide/ 3 fi. min, dimension -
CEQA Status Exempt; Class 3 -
Final Action Plarining Commission .

Existing ndnconforming.. ’

= Minor Medification approved urider PA-04-28.
Variance approved under PA-04:28. -

ET




“"APPL. PA-06-21

BAQKGRGEIND

September 13; 2904 Planning Cemmission approved’ P}anmng Application PA-04-28
a vatance. from-driveway iandscaplng reqwrementmrittr a minor design review to
',tt:uct a, new, two-story- residence (unit ‘B) behind -an-existing -ene=story residence
wmitA), and’ a minor modification from driveway: widtt: reqmrements Construction of
’the duplex was completed in- January 2008 and both unlts are eurrently occupled The

. @msuant to.. Code Sectlon ‘13—42(9) Planning’ Comrmssxen review is required when
led apariments:are proposed- to_be converted to- a cpmmen intefest development.
 Eeview is. requured to confirm compliance with appilea;bje development ‘standards and
& tenttat [mpacts on the rental housmg supgly and thsp[acemant of tenants if

a

Cemmon mterest&pso;ects must comply with. addmenal develapment standards above
- able: o apariments. These ‘additienal develepment standards include
on of 2 mi m 10-foot by. 10-foot private open spage for ¢ach unit and provision
o snie llghtlng’ ‘The project already. complies with the common. interest development
“iFhe -project ‘is. also in compliance with all “applicable residential
fleeelepment staeﬁards and de5|gn guidelines, or has recelved a variance and/or minor

i1 he supply-of rental housing

_spIa' '?'Zl'emg-term resrdents unreasenahly, paﬁlcutarl}('semer -citizens, low- and

oderate-mcemes families, and families with school-age-children.. Consequently, City

um{}.establlshed a “critical vacancy rate” of 3% as the threshold for discouraging

iersion-of: apartments to common interest developments -E-When the: citywide rental

»cy‘r"_ !:ate is 3% or less, -Plahning Commission : may. ‘deny-any requested
' ”ihe 2@&0 Census. data,lndlcates the: Glty‘e rentai»'vaeaiaey Fate is 2.8%.

: _-"-Based: oR’ tﬁls mformatlcm the monthly rents fe; fhe exlstmg umt exceeds the
, e rental rates for very-low, low, and modeiate-income: houeehelds Therefore,
fhe emverslon of the units’ would not result'in a'loss of aﬁ@rdable rental units. Since

V&



would not dlsplaee msxfents
condition reguiring. ﬂte"ewaer oF ng' it
more favorable ihan(m@se ‘offered 1o t’he general pubhc- lf the tenanf cenfmf‘sr‘f ;
is not interested ‘in. purch‘asmg a aait, the property owner will be required: o ~'pay fhe
registration fee for.an aparyicn . teferral service: It is staff's opinlorrtfiat conversion o
the units into oondemrmumswll ot substantlally diminish the supply of.rental’ housing:
and displace residents -Unfeasonably since 60% of-the City's: housing units - -are rerters
occupued (40% is generally the norm) and General Plan Geal LU-1A4 “seeks. to<_.
“improve the balance’ betWeen rental and ownership housmg opportumtae

As required by Code, a praperty mspectlon report as well as a termite- r:ebarf was
submitted, and a City. propeﬂy inspection report was prepared. Since the front unit was
remodeled and the rear it constructed approximately 6 months ago, it comphes wit.
all current code requrremem& and there is no- evrdence of térmite lnfestatron.. T

GENERAL PLAM:E@&E@RMLW . ‘.

Approval of the conversior. will: satlsfy Genéral Plan Goeal LU- 1A.4 fha 7€l
additional home ownersimp oppcrtunrtres in-the City. The. pmposed converzs,,,, ATEE
the General Plan’s vl.ane?i Useand Halising Element: goals and-objectives for Iﬁ T
ownership housing ard il lmprmfé the balance between rental:and: ownershlpr‘ﬁ(eﬂﬁng% 2
opportunities within® the= City. - “The ~units, whether  utilized as apartm’%g, e

condominiums, are- eons*rstent wath the current Medium. Ben31ty Gerieral Pia
designation. : : Son

ALTERNATIVES - - .~ y-';"_- |
The units could cdnﬁﬁﬁé_?tézbéiféme{j&ithe. applicant's request is denied.

ENwRONMmeALBEfEaMtMI{mi

The project is exempt from the provisions of the Cahfomla Envnronmentalf@ﬂar“f
under Section 15301 for EXIstmg Facilities. : L

CONCLUSION ) g P

All on-site develmenf was: appmedf under Plannlng f\ppllcatlon PA—€J4 28 The.;p,\ ec
is in compliance wsfhs [li._cmm e risoffhe
apartments will resa;t a% iioiakhome ownecsmp ﬂppertunrtles and balancmg; rati

of rental to owné_ % Fﬂf'fa” Fibes

e

an apartment seaféh-' '
purchase.

Wi



Dratt. Plannlng Cornm|SS|on Resoluhon

-+ Exhibit “A” - Draft Findings .

_Exhlblt “B” - Draft Conditions of Appmal ,
Applicant's Project Description and «Justlﬁcahen
Inspection Reports

Tenant Notification Letter

Location Map

‘Plans

Béputy City Attemey

. City.Ergineer ‘
Fire'Protection Analyst
Staff {4)

File (2)

A[l Se'dghr
134 E"Wilson St., Unit A

K cwa Mesa, CA 92627

Occupant
- A34E. Wilson St., Unit B
Costa:Mesa "CA 92627

Depity City.Manager - Dev. Svs. Director

APPL. PA-06-21

oaz&asamem T [ Date: 067306




